
 

 

 

 

 

 

 

 

▪ Staff recommends Approval with conditions.
▪ The request for re-zoning (G-957) was submitted on July 16, 2013. As such, the original Site Plan and the

current Amendment were reviewed under the standards and procedures of the Zoning Ordinance in effect
prior to October 30, 2014 as allowed by Section 7.7.1.B.1 of the Zoning Ordinance.

▪ The Site Plan increases MPDUs onsite from 13.3% (previously approved) to 25% of the total number of
units, which will exempt the project from the payment of development impact taxes for transportation and
schools, consistent with Chapter 52, Sections 41(g)(5) and 54(c)(5) of the Montgomery County Code.

▪ Staff received no community correspondence regarding this Application.
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SECTION 1 – RECOMMENDATIONS AND CONDITIONS 
 

Staff recommends approval of the Site Plan Amendment No. 82016006A with all site development 
elements shown on the latest electronic version as of the date of this Staff Report submitted via ePlans 
to the M-NCPPC.  All previously approved plans, findings, and conditions of approval remain in full force 
and effect, except as modified by the following conditions:1 
 
Final Forest Conservation Plan 
11a.  Prior to the start of any demolition, clearing, grading or construction on the Subject Property, the 

Applicant must record an M-NCPPC approved Certificate of Compliance in an M-NCPPC approved 
off-site forest bank to satisfy the amended Final Forest Conservation Plan requirement of 0.21 acres 
to be purchased in an off-site forest bank. 

 
Moderately Priced Dwelling Units (MPDUs) 
20.   The Planning Board accepts the recommendations of the Department of Housing and Community 

Affairs (DHCA) in its letter dated March 31, 2017 and December 21, 2017, and hereby incorporates 
them as conditions of the Site Plan approval.  The Applicant must comply with each of the 
recommendations as set forth in the letter, which DHCA may amend provided that the amendments 
do not conflict with other conditions of the Site Plan approval. 

a) The development must provide a minimum of 25 percent MPDUs on-site consistent with 
the requirements of Chapter 25A and the applicable Master Plan. 

b) Before issuance of any building permit for any residential unit(s), the MPDU agreement 
to build between the Applicant and DHCA must be executed. 

 
Certified Site Plan 
24.     Before approval of the Certified Site Plan the following revisions must be made and/or information 

provided subject to Staff review and approval: 
a) Ensure that each graphic scale on every sheet is correct. 
b) Relocate subdivision monument signs outside the County right-of-way to a location to be 

agreed upon by Staff. 
c) Label the County/Maryland State Highway Administration maintenance line. 
d) Include the street names with the alphabetical street naming convention shown on the 

Certified Preliminary Plan #120160160 in parenthesis in addition to the new street names. 
 

 
 

 
 
 
 
 
 
 
 

                                                           
1 For the purposes of these conditions, the term “Applicant” shall also mean the developer, the owner or any 

successor(s) in interest to the terms of this approval. 
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SECTION 2 – SITE LOCATION & DESCRIPTION 
 
Site Location 
 
Vicinity  
The subject property is zoned PD-4 (Planned Development); 24.37-acre parcel of unimproved land located 
on the west side of Frederick Road/MD 355. The property is approximately 1,300 feet north of the 
intersection of MD 355 and Shawnee Lane, and 2,300 feet south of Stringtown Road in the Clarksburg 
Special Protection Area (“SPA”). This property is identified on tax map EW31 as Parcel N780 (Part of Lot 
21) and Parcel N888 (Lot 22) (“Property” or “Subject Property”).  
 
 
 
 
 
 
 
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 1 – Aerial Map 
 
Site Vicinity 
Surrounding properties include: Gateway 270 West/ Corporate Park (Site Plan No. 8200017G) toward the 
west, Clarksburg Town Center (Site Plan No. 82007022D) toward the north including the Clarksburg 
Historic District, Highlands at Clarksburg (Site Plan No. 82002002C) toward the east, Garnkirk Farms (Site 
Plan No. 820120100) toward the southwest and Avalon (Preliminary Plan No. 120180110) across MD 355 
to the northeast.   
 
Site Analysis 
The Subject Property is currently undeveloped with existing forest cover over almost the entire Property 
(Figure 1). A significant stream valley runs north to south along the southwest side of the Property. The 
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Subject Property features significant grade change from the northeast side along MD 355 sloping down 
to the southeast toward the stream valley.  
 
The Property (Figure 2) contains two streams and their associated stream valleys which are classified as 
Use IV-P streams. One stream is along the western edge of the Property and the other stream flows from 
the approximate center of the site, flows south and then off-site across the southern property line.  The 
western stream is a perennial stream with five forested wetland areas, one spring, two seeps and 
ephemeral drainage channels that drain into it. The western stream has a defined channel that lies within 
a broad floodplain type of topography. All sensitive environmental features are protected by a Category I 
Conservation Easement and associated buffers. 
 
The eastern stream flows for approximately 320-feet before it leaves the Property. The stream has its 
beginnings in a forest wetland area with a spring, but is an intermittent stream for approximately 200-
feet before it becomes a perennial stream being fed by two additional springs. All sensitive environmental 
features are protected by a Category I Conservation Easement and associated buffers. 
 
The two streams eventually join up on-site, flowing to the south and joining with the Little Seneca Creek. 
Both stream valleys have associated steep slopes and erodible soils. 
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Figure 2 - Vicinity 
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SECTION 3 – APPLICATIONS AND PROPOSAL 
 
Previous Regulatory Approvals 
Zoning Case G-957 
The Subject Property was rezoned from R-200 to the PD-4 Zone with the adoption of District Council 
Resolution 18-299 on October 20, 2015. The Development Plan was approved for a minimum of 42 
percent green area and 257 parking spaces with several binding elements. By agreement with the Planning 
Board, off-street parking will be limited to 2.25 spaces per dwelling unit in order to reduce 
imperviousness. The following elements were considered binding to the Development Plan: 
 

(a) The Development Plan is subject to a Site Plan review by the Planning Board. 
(b) Impervious Area will not exceed 30 percent; however, this does not include Master Planned 

Roadways. 
(c) The densities, use and mix of housing types are as specified in the following table: 

 
Table 1: Uses Permitted 

Uses Permitted 

 No. of Units No. of Bedrooms No. of Parking Spaces 
Required (spaces) 

Residential 
Uses 

105 units  210  

Detached Units 21 units 4 to 6 42 
Attached Units 84 units 3 min. 168 

    
MPDU Density Bonus 
 Permitted/ Allowed Provided  
 118 total units (4.84 du/ac.) 

21.6% Bonus Density 
 

105 total units (4.31 
du/ac.) 

8.2% Bonus Density 

 

 16 additional market units,  
plus 5 additional MPDUs 

7 additional market units, 
plus 1 additional MPDU 

 

Green Area 
 40% or 9.75 ac. 42% or 10.24 ac.  

 
Preliminary Plan 120160160 
On October 20, 2016, the Planning Board approved Preliminary Plan No. 120160160 for a subdivision of 
84 lots for 84 one-family attached houses and 21 lots for 21 one-family detached houses, multiple open 
space outlots and parcels for private streets. The Preliminary Plan was found to conform with Chapter 50, 
Subdivision Regulations and is in substantial conformance with the recommendations of the 1994 
Clarksburg Master Plan & Hyattstown Special Study Area (“Master Plan”). 
 
Site Plan 820160060 
On October 20, 2016, the Planning Board approved Site Plan No. 820160060 for constructing 84 
townhouses (80 percent of the total units) and 21 one-family detached dwelling units (20 percent of the 
total units), including 13.3 MPDUs with associated on-street parking and open space amenities. The site 
plan was found to conform to Chapter 59, the Zoning Ordinance.  
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Current Applications 
Site Plan Amendment 82016006A 
Site Plan Amendment No. 82016006A, referred to as the Application (”Application”), proposes to 
construct 84 townhouses (80 percent of the total units) and 21 one-family detached dwelling units (20 
percent of the total units) with a minimum of 25% MPDUs. This is an increase from the previously 
approved 13.3% MDPUs. However, the total dwelling unit count and housing type mix remain the same 
as originally approved. This Application also relocates the access point to MD355 to improve sight distance 
and better respond to elevation and grading changes within the future right-of-way for Robert’s Tavern 
Road. Therefore, the main focus of this amendment is the increase in the amount of MPDUs and the 
realignment of the entrance road connecting to MD355. In addition, there are other minor changes 
requested by this Application enumerated below. 
 
Proposal 
The modifications contained in this Application are as follows:  
 

1.) Increase the amount of MPDUs from 13.3% to 25%. This increases the number of MPDUs to 27 
of the total number of units. Because the MPDU unit type has a narrower width than the market 
rate unit, this change results in minor reductions in overall length of some townhome blocks, 
which in turn results in a small increase in open space.  

2.) Relocate the Robert’s Tavern Way entry point on MD-355 further south to improve sight 
distance in the right-of-way.  

3.) Add monument sign to entry to identify the subdivision. 
4.) Modify the multi-age playground on Parcel “A” near the realigned Dowden’s Station Way by 

adding a retaining wall made necessary by the realignment of Dowden’s Station Way. The multi-
age playground is modified to remove redundant paving and reconfigure the layout slightly due 
to the grades of the adjacent roadway. 

5.) Minor adjustments to open space on Parcels C, D, and E to accommodate stormwater 
management facilities and reduce redundant paving. 

6.) Sidewalks are modified in various areas due to changes in topography as roads were realigned 
to maintain acceptable sidewalk slopes. 

7.) Adjustments to driveways for single-family detached houses along Townsend Trail and Deets 
Alley to account for changes to storm drain inlets along the streets. 

8.) Adjustments to sidewalk ramps at the intersection of Dowden’s Station Way and Townsend Trail 
for Americans with Disabilities Act compliance. 

9.) FFCP amendment to revise the internal site layout, final grading and off-site limits of 
disturbance, consistent with the proposed Site Plan Amendment. 
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SECTION 4 – ANALYSIS AND FINDINGS 
 
Unless specified below, the Application continues to conform with the findings in Site Plan #820160060. 
 

1. The site plan conforms to all non-illustrative elements of a development plan or diagrammatic 
plan, and all binding elements of a schematic development plan, certified by the Hearing Examiner 
under Section 59-D-1.64, or is consistent with an approved project plan for the optional method of 
development, if required, unless the Planning Board expressly modifies any element of the project 
plan. 
 
The Site Plan Amendment continues to conform to all non-illustrative elements and all binding 
elements of the Development Plan approved with Local Map Amendment Application G-957 by 
the District Council on October 20, 2015, with Resolution No. 18-299.  The binding elements, as 
set forth above, specified densities, permitted uses, mixes of housing types (including MPDUs), 
number of parking spaces, minimum green areas, and impervious targets. 

 
The Site Plan Amendment conforms to these binding elements by developing the site with 21 
single family detached homes and 84 townhouses; providing 25 percent of the units (or 27 units) 
as MPDUs; and maintaining the maximum surface parking space at 2.25 spaces per dwelling unit, 
maximum impervious area (30 percent), and minimum green area (45 percent) as further 
discussed in the conformance with Chapter 19 and 22a Findings below.  

 
2. The site plan meets all of the requirements of the zone in which it is located, and where applicable 

conforms to an urban renewal plan approved under Chapter 56.   
 
The Site Plan Amendment continues to meet all of the requirements of the Planned Development 
(PD-4) Zone and satisfies the purposes of the Zone as established by the Zoning Ordinance in 
effect prior to October 30, 2014, when this Application was accepted. Section 59-C-7.1 indicates 
that the purpose of this zone is to implement the general plan for the Maryland-Washington 
Regional District and the area master plans by permitting unified development consistent with 
densities proposed by the master plans. This zone is intended to provide a means of regulating 
development, which can achieve flexibility of design, the integration of mutually compatible uses 
and optimum land planning with greater efficiency, convenience and amenity than the 
procedures and regulations permit as a right under the conventional zone categories. This zone is 
also intended that the zoning category be utilized to implement the general plan, area master 
plans and other pertinent county policies in a manner and to a degree more closely compatible 
with County plans and policies than may be possible under other zoning categories.   

 
Consistent with the District Council findings for G-957, the Site Plan satisfies the purpose of the 
PD-4 Zone. As demonstrated in Table 2 below, the project meets all of the applicable 
requirements and development standards of the Zone. 
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Table 2: Data Table for the PD-4 Zone 
 

 
Development Standard 

Zoning Ordinance 
Permitted/Required 

Site Plan No. 
820160060 

Site Plan No. 
82016006A 

Site Area (ac.)    

Min. Gross Tract Area [59-C-7.12] Accommodates 50 or 
more dwelling units. 

24.37 24.37 

Road Dedication 
Observation Drive  
Intersection of Robert’s Tavern 
Drive & MD 355 

 
n/a 
n/a 

 
2.59 
1.97 

 
2.59 
1.97 

Min. Net Tract Area n/a 19.81 19.81 

Max. Density w/ MPDU Bonus 118 units 
(4.84 d.u./ac.) 

105 units 
(4.31 d.u./ac.) 

105 units 
(4.31 d.u./ac.) 

Total Units 250 or more units 105 units 105 units 

PD-4 Detached 10 units 21 units 21 units 

PD-4 Attached  40 units 84 units 84 units 

Residential Density (du/acre)    
[59-C-7.44-a] 

4.0 34.31 44.31 

Min. MPDUs [Chapter 25A] [59-C-
7.44-b3] 

12.5% (12 MPDUs) 13.3% (14 
MPDUs) 

25% (27 MPDUs) 

Min. Building Setbacks (ft.) 
[59-C-7.45] 

   

Attached dwelling units from 
adjoining properties 

100 ft. 100 ft. 100 ft. 

Attached dwelling units front 
setback BRL 

N/A 5 ft. 5 ft. 

Single-family dwelling units front 
setback BRL 

N/A 15 ft. 15 ft. 

Attached dwelling units side 
setback BRL 

N/A 6 ft. 6 ft. 

Single-family dwelling units side 
setback BRL 

N/A 6 ft. 6 ft. 

Attached dwelling units rear 
setback BRL 

N/A 5 ft. 5 ft. 

Single-family dwelling units rear 
setback BRL 

N/A 20 ft. 20 ft. 

                                                           
2 In accordance with Section 59-C-7.122 (a), no land may be classified in the planned development zone unless the 

district council finds that the proposed development contains sufficient gross area to construct 50 or more units 

under the density category. 

3 In accordance with Section 59-C-7.14 (c), the maximum density may be exceeded to accommodate more MPDUs.  

4 In accordance with Section 59-C-7.14 (c), the maximum density may be exceeded to accommodate more MPDUs.  
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Development Standards 
(continued) 

Zoning Ordinance 
Permitted/ Required 

Site Plan No. 
820160060 

Site Plan No. 
82016006A 

Lot 94 50 ft. 527 ft. 627 ft. 

Lot 104 50 ft. 12 ft. 12 ft. 

Lot 105 50 ft.  32 ft. 32 ft. 

    

Min. Green Area (ac.) [59-C-7.462]    

 40% (9.75 ac.) 745% (10.97 ac.) 845% (10.97 ac.) 

Max. Building Height (ft.) [59-C-
7.47] 

   

Attached Units N/A 50 ft. 50 ft. 

Single-family Units N/A 50 ft. 50 ft. 

Min. Vehicle Parking Spaces (59-
E) 

   

Residential (105 units) 210 spaces 
(2 spaces/ du.) 

253 spaces 
(2.25 spaces/ du.) 

253 spaces 
(2.25 spaces/ 

du.) 

Off-Street Parking N/A 210 spaces 210 spaces 

On- Street Parking N/A 42 spaces 42 spaces 

Handicap Spaces N/A 1 space 1 space 
 

3. The locations of buildings and structures, open spaces, landscaping, recreation facilities, and 
pedestrian and vehicular circulation systems are adequate, safe, and efficient. 
 
The locations of buildings and structures, open spaces, landscaping, recreation facilities, and 
pedestrian and vehicular circulation systems remain adequate, safe, and efficient. 

 
Open Space 
None of the modifications to the open spaces on the Site Plan Amendment change the validity of 
the finding. In many ways, this Site Plan Amendment is a refinement that more efficiently utilizes 
available space, provides a more cohesive open space concepts, and reduces impervious surface. 
As such, this Site Plan Amendment improves upon the original approval. 
 
The multi-age playground on Parcel “B” adds a new retaining wall, which efficiently addresses the 
impact of the adjacent road realignment and the necessary grading to implement it. It also makes 

                                                           
5 In accordance with Section 59-C-7.15, the Applicant was granted a compatibility waiver (Appendix 1b) for Lots 94, 

104 and 105 in Site Plan #820160060. 

6 In accordance with Section 59-C-7.15, the Applicant was granted a compatibility waiver (Appendix 1b) for Lots 94, 

104 and 105 in Site Plan #820160060. 

7 The amount of green area has been increased, per the Development Plan approval.  

8 The amount of green area has been increased, per the Development Plan approval.  
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changes to reduce impervious surface and reconfigures the design to account for changes to 
stormwater management facilities.  

The open spaces on Parcels A, D, and E all consist of modifications to refine the design by removing 
unnecessary imperious surface while creating more continuous green spaces, and 
accommodating minor changes to stormwater management facilities. 

   

Figure 3 – Approved Multi-age Play 

Ground on Parcel “B” 

Figure 4 – Amended Multi-Age Play 
Ground on Parcel “B” 

Figure 5 – Approved Play Lot 
on Parcel “A”  

Figure 6 – Amended Play 
Lot on Parcel “A” 
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Building Massing 
While the change from 14 to 27 MPDUs will have some effect on building massing due to the 
narrower width of an MDPU unit, this modification has minimal impact on the building mass 
findings made for Site Plan #820160060 and does not change the finding. The largest change in 
terms of massing is in the length of each section, or stick, of townhouses. For sticks of townhouses 
which had MPDUs in the originally approved plan the difference in length is approximately 5 feet 
shorter. For townhouses sticks with no previous MPDUs, the length is shortened by approximately 
15 feet. 

Figure 9 – Approved Seating Area on  

Parcel “E” 
Figure 10 – Amended Seating Area 

on Parcel “E”  

Figure 7 – Approved Open Space on 

Parcel “D” 

Figure 8 – Amended Open Space 

on Parcel “D”  
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Figure 11 – Approved MPDU Layout (13.3%)                 Figure 12 – Amendment MPDU Layout (25%) 

 
Circulation Pattern 
The only modification to the circulation pattern pertains to the realignment of Dowden’s Station 
Way and its intersection with MD355. When the Applicant was completing final engineering for 
the originally approved access location, it became apparent that the original access point would 
require additional grading and right-of-way on adjacent properties not owned by the Applicant to 
make the sight distance work. Subsequent meetings with the Maryland State Highway 
Administration (MDSHA) confirmed the inadequacy of the original access point to MD355.  
 
The Site Plan Amendment moves the access further south. This allows the intersection to be 
placed in the low point between the two hills. The relocation of the intersection requires Dowden 
Station Way to curve as opposed to the straight road in the original approval. This modification is 
encompassed within the previously approved Master Plan road right-of-way of Robert’s Tavern 
Road. As such, no preliminary plan amendment is necessary to accommodate the revised road 
curvature. MDSHA provided reassurance that the angle of Dowden’s Station Way at MD355 as 
measured by MDSHA was within the established Access Guideline (Attachment 6). Furthermore, 
this new alignment in no way limits the County from constructing the ultimate cross-section of 
Robert’s Tavern Road as envisioned by the 1994 Clarksburg Master Plan & Hyattstown Special 
Study Area. 
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Figure 13 - Subdivision Entrance on Approved Site Plan No. 820160060 

 

 
Figure 14 – Realigned Subdivision Entrance on proposed Site Plan Amendment 
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4. Each structure and use is compatible with other uses and other site plans and with existing and 

proposed adjacent development. 
 

The increase to 25% MPDUs does not affect this finding. Each structure and use continues to be 
compatible with other uses and existing and proposed adjacent developments. 

 
5. The site plan meets all applicable requirements of Chapter 22A regarding forest conservation, 

Chapter 19 regarding water resource protection, and any other applicable law. 
 
Water Quality Review in Special Protection Areas 
Under Chapter 19, Section 19-65, the Planning Board has the responsibility in the review of the 
Final Water Quality Plan (FWQP) to ensure conformity of the FWQP with (1) all policies under 
Chapter 22A, (2) all policies under the Board’s Environmental Guidelines and (3) all policies or 
requirements for Special Protection Areas. The Application proposes no changes to priority 
forest conservation areas or SPA environmental buffers. The Application does propose a slight 
decrease in the amount of impervious surface associated with this project. 

 
1) Priority Forest Conservation Areas 

The Application continues to meet the requirements of Chapter 22A of the Montgomery 
County Forest Conservation Law.  An Amended Final Forest Conservation Plan (FFCP) was 
submitted with this Application.  The Amended FFCP does not change any of the priority forest 
conservation areas that were approved as part of the original FFCP, plan number 820160060. 
 

2) SPA Environmental Buffer Protection 
The Application proposes no changes to the SPA Environmental Buffers that were approved 
as part of the original FFCP, plan no. 820160060. 
 

3) Impervious Surfaces 
The Clarksburg SPA does not have a specific numerical limit on impervious surfaces. However, 
a main goal for development in all SPAs is to reduce or minimize the amount of impervious 
surfaces.  In this case, the Planning Board Condition of Approval Number 2 of the Preliminary 
Water Quality Plan required that the Applicant limit impervious surfaces to an overall target 
of 30%. The Board understood that this target may need to be reevaluated at the time of Site 
Plan and Final Water Quality Plan review due to additional requirements that may be deemed 
essential for the Site Plan. The target of 30% impervious surface limit was used to allow 
flexibility for future adjustments that might be necessary due to specific design requirements 
or other county regulations at the Site Plan review stage. 
 
The previously approved Site Plan and the Impervious Surface Exhibit submitted with the Final 
Water Quality Plan proposed 6.05 acres of impervious surface over the net tract area of 20.69 
acres which resulted in an impervious surface calculation of 29.26 percent (Table 3).   
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Table 3: Previously Approved Impervious Surfaces Calculations 

 Impervious Surface for Site Plan 
#820160060 

Impervious Surfaces for 
Site Plan Amendment 
#82016006A 

Tract Area: 
Gross Tract 

 
1,061,688 sq. ft. (24.37 acres) 

 
1,068,527 sq. ft. (24.53 
acres) 

Impervious Surfaces: 
Tract Total 
Future Allowance 
Net Impervious Surface 

 
263,793 sq. ft. (6.05 acres) 
50,000 sq. ft. 
313,793 sq. ft. 

 
261,283 sq. ft. (6.00 acres) 
50,000 sq. ft. 
311,283 sq. ft. 

% Impervious Area: 
Net Tract 

 
29.56% 

 
29.32% 

 
The submitted Site Plan and FFCP Amendment propose 6.00 acres of impervious surface over 
the net tract area of 22.96 acres which results in an impervious surface calculation of 29.32 
percent (Table 3). 

 
Forest Conservation 
 
Final Forest Conservation Plan 
A FFCP was approved by the Planning Board on September 22, 2016 as part of the 
development application case for Dowden’s Station, Preliminary Plan Number 120160160 and 
Site Plan Number 820160060. The Final Forest Conservation and Final Water Quality Plans 
were approved as part of that application. 
 
Amended Final Forest Conservation Plan 
An amendment to the approved FFCP was submitted as part of this application in order to 
revise the internal site layout and final grading of the amended Site Plan.  
 
This Property is zoned PD-4 which is assigned a Land Use Category of Mixed-Use Development 
in the Land Use Table of the Trees Technical Manual. This gives the Subject Property an 
afforestation requirement of 15% of the net tract and a conservation threshold of 20%. 
 
The Amended FFCP shows a revised Net Tract Area of 22.96 acres which is an increase of 0.95 
acres over the approved FFCP. This increase is due to a revision in the off-site limits of 
disturbance because of the revised alignment of Dowden’s Station Way at Frederick Road, 
and the decrease in right-of-way dedication due to this realignment. In addition, due to the 
realignment of Dowden’s Station Way, the amount of forest clearing has increased from 13.88 
acres to 14.61 acres. This results in a Total Reforestation/Afforestation requirement of 0.21 
acres. The applicant proposes to meet this requirement by purchasing the appropriate credits 
in an M-NCPPC approved off-site forest bank. All retained forest and the environmental buffer 
areas will be protected by Category I Conservation Easements. 
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SECTION 5: CITIZEN COORESPONDENCE AND ISSUES 
 
The Applicant has met all proper signage and noticing requirements for the submitted Application. As of 
this date of this staff report, Staff has not received correspondence or comment on the Site Plan 
Amendment. 
 

SECTION 6: CONCLUSION 
 
The proposed Site Plan Amendment and associated Final Forest Conservation Plan meet all requirements 
established of the Zoning Ordinance, Chapter 22A, 19 and continue to substantially conform to the 
recommendations of the 1994 Clarksburg Master Plan & Hyattstown Special Study Area. Furthermore, the 
Site Plan Amendment meets all the required findings, as amended, in Section 7.3.4.E on the Zoning 
Ordinance. 
 

APPENDIX 
 
Attachment 1 – Statement of Justification 
Attachment 2 – Resolution 16-107 for Site Plan #820160060 
Attachment 3 – Site Plan Amendment 
Attachment 4 – Montgomery County Department of Housing and Community Affairs Approval for Site 

Plan Amendment, December 21, 2017 
Attachment 5 –  Montgomery County Department of Housing and Community Affairs Letter Approval for 

25% MPDU, March 31, 2017 
Attachment 6 – Maryland State Highway Administration Determination on Road Alignment and 

Intersection  
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STATEMENT OF JUSTIFICATION 

"DOWDEN'S STATION" 

Site Plan Amendment  

This Limited Site Plan Amendment application of which this statement is a part is 

intended to amend the approved Certified Site Plan dated July 12, 2017. This statement is 

intended to demonstrate how the site plan amendment satisfies the requirements of the binding 

elements included in in the certified plans and the standards under which the requested PD-4 

zoning was granted.  

A. Subject Property

The property to be known as "Dowden's Station" is a 24.37 acres parcel of

unimproved land in the PD-4 zone. The property is located on the west side of Frederick 

Road (Maryland Route 355) 1300 feet north of the intersection with Shawnee Lane and 

approximately the same distance south of Stringtown Road in Clarksburg, MD.  The site 

is entirely located within the Clarksburg Special Protection area and is subject to the 

1994 Clarksburg and the Hyattstown Special Study area plans. 

B. Proposed Amendments

1. This Site Plan Amendment has incorporated the agreed upon access point to

the site with the Maryland State Highway Administration. Dowdens Station

Way has been realigned to allow for adequate sight distances for this

intersection with Frederick Road.

2. Also shown at this location is the development monument signage, to further

identify the new development.

Attachment 1
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3. The Applicant is proposing a 105 unit residential development including 21 

single family detached houses and 84 townhouses (with 27 moderately priced 

dwelling units MPDU's among the townhouses). This is an increase of 13 

MPDU’s from the previously approved plan. This increase of 14 MPDU’s is 

due to the Applicant taking advantage of the provision to provide 25% 

MPDU’s in exchange for being exempted from development impact fees. The 

site reaches a bonus density of 8.0%, at a rate of 4.32 dwelling units per acre.  

4. With the new road alignment, the multi-age playground located on the site had 

to be revised with a new retaining wall to account for the change in 

topography. The slope has been modified to be appropriate and accessible for 

the playground. The play lot was modified by removing redundant paving to 

reduce the impervious area, and also reconfigured due to the road grade 

changes. 

5. Minor adjustments to the south-western Play Lot and Central Seating Area, 

including the parking facilities, were made to accommodate the stormwater 

management facility design. The stormwater management facilities including 

micro-bioretention facilities and planter boxes have been revised. Upon 

relocating Dowdens Station Way and the subsequent topography changes the 

facilities needed to be adjusted to final design for this roadway. 

6. Sidewalks were modified in various areas on the property. The main design 

alterations were because of topography changes as roads were realigned and 

to maintain acceptable slopes for sidewalks. Pedestrian access ramps were 



3 
 

also altered to be aligned across streets and provide a ramp on both sides of a 

road. 

7. Driveways for the single-family detached houses along Townsend Trail and 

Deets Alley have been adjusted to account for changes in the storm drain 

inlets along the streets. Driveway aprons to meet the MCDOT standard 301.02 

were also added to the drive entrances. 

8. Adjustments have been made to the sidewalk ramps at the intersection of 

Dowdens Station Way and Townsend Trail to provide ADA compliance. 

C. Conclusion 

This Site Plan Amendment filed herewith will be in complete accordance with 

applicable rules and regulations and will be consistent with the binding elements and the 

standards for the approved Certified Site Plan. 
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AMENDMENT NOTES
 AMENDMENT A includes the following changes to Site Plan # 820160060:

1. The location of the intersection of Dowdens Station Way with Frederick Road (MD 355) has been shifted south to provide
a more favorable sight distance at this intersection.

2. The alignment of Dowdens Station Way has been modified to agree with the intersection location. The centerline radius
of Dowdens Station Way has been amended from 150' to 110'.

3. Subdivision Monument Signs have been added to the Site Plan at Dowdens Station Way entrance.

4. The number of Moderately Priced Dwelling Units (MPDU's) has been increased from 14 MPDU's (13.3%) to 27 MPDU's
(25.7%).

5. Grading of play areas has been adjusted.

6. The sidewalk ramps at the intersection of Dowdens Station Way and Townsend Trail have been adjusted to meet ADA
regulations.
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From: Kwesi Woodroffe
To: Hodgson, Laura; Jose Gonzalez-Irizarry; Tania Stewart
Cc: sam.farhadi; Sigworth, Ryan; Erica Rigby
Subject: RE: Dowden"s Station - Intersection Angle at MD 355
Date: Thursday, May 17, 2018 3:44:32 PM

Laura,

My apologies for the late response on this.

The Access Manual also states that the angle of a connection shall be between 70 and 110
degrees, measured as the angle between the centerline of the connection and the centerline of
the state road. The angle of the connection in question is 78 degrees, so it was within the
guidelines and found to be acceptable.

Thanks, Kwesi
(301) 513-7347

From: Hodgson, Laura <laura.hodgson@montgomeryplanning.org> 
Sent: Wednesday, May 09, 2018 5:29 PM
To: Kwesi Woodroffe <kwoodroffe@sha.state.md.us>; Jose Gonzalez-Irizarry
<JGonzalezIrizarry@sha.state.md.us>; Tania Stewart <TStewart@sha.state.md.us>
Cc: sam.farhadi <sam.farhadi@montgomerycountymd.gov>; Sigworth, Ryan
<Ryan.Sigworth@montgomeryplanning.org>; Brian Young <BYoung@sha.state.md.us>; Hodgson,
Laura <laura.hodgson@montgomeryplanning.org>
Subject: Dowden's Station - Intersection Angle at MD 355

Kwesi,

Before we give final Montgomery County Planning Department staff approval of the proposed
intersection alignment of Dowden’s Station Way and Frederick Road in Clarksburg that is a part of
the Dowden’s Station project (Planning Project #: 82016006A; SHA Project #: 14APMO038XX), I
wanted to confirm that MDOT SHA believes the proposed intersection alignment is safe. 

As you can see from the below image and attached file SD_SHA_12_05-SHA_EX_01_with
comments, the applicant says that the proposed angle of the intersection is 78 degrees.  However,
Planning Staff feel that the actual intersection angle is less than 70 degrees (see red notes) or on
average is less than 70 degrees and therefore has concerns with safety since our Subdivision
Regulations (County Code Chapter 50) state that “the Board must not approve a proposed
intersection of new roads at an angle of less than 70 degrees.” Before we can recommend approval
to the Planning Board, we need confirmation from MDOT SHA that they feel this intersection, which
is under the authority of MDOT SHA, is safe.  Can you please review the attached information and
confirm that the intersection angle and location are safe?

Attachment 6
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The following documents have been attached for your reference:

Full Site Plan application (Dowdens Station_07-BSITE-82016006A-C2.01)
Sight Distance Exhibit Plan View (SD_SHA_12_05-SHA_EX_01_with comments)
Sight Distance Exhibit Profile View (SD_SHA_12_05-SHA_EX_02)
Letter to the developer’s engineer (MHG) with responses to applicant’s submitted plans to
MDOT SHA (2018-01-05_14APMO38XX_Dowdens Station_Plan Review_2)

 
Please let me know if you need any additional information to review or if I should be forwarding this
email onto a different staff member at MDOT SHA.  If you could please respond at your earliest
convenience, that would be appreciated.
 
Thank you,
Laura
 
Laura Hodgson, LEED AP | Transportation Planner Coordinator
Montgomery County Planning Department | Planning Area 3
8787 Georgia Avenue | Silver Spring, MD 20910
301.495.4541 | laura.hodgson@montgomeryplanning.org
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From: Kwesi Woodroffe
To: Hodgson, Laura; Jose Gonzalez-Irizarry; Tania Stewart
Cc: Sigworth, Ryan
Subject: RE: Dowden"s Station new road alignment - SHA Input?
Date: Monday, October 30, 2017 7:11:46 AM

Good morning Laura,
 
I looked at this previously and was okay with the alignment. I actually met with the engineers
in mid-July to discuss the sight distance issues and that’s how we came to this alignment.
 
The initial alignment, although more perpendicular to MD 355, had major sight distance issues
because of its location (pretty much right ion the crest of MD 355). Although the proposed
street is skewed, the point of connection, I believe, is within the 70 degree range…and it
provides much better sight distance.
 
Hope this helps. Let me know if you have any additional questions or concerns.
 
Thanks, Kwesi
(301) 513-7347
 
From: Hodgson, Laura [mailto:laura.hodgson@montgomeryplanning.org] 
Sent: Friday, October 27, 2017 12:42 PM
To: Kwesi Woodroffe <kwoodroffe@sha.state.md.us>; Jose Gonzalez-Irizarry
<JGonzalezIrizarry@sha.state.md.us>; Tania Stewart <TStewart@sha.state.md.us>
Cc: Sigworth, Ryan <Ryan.Sigworth@montgomeryplanning.org>; Hodgson, Laura
<laura.hodgson@montgomeryplanning.org>
Subject: Dowden's Station new road alignment - SHA Input?
 
Kwesi,
Since you appear to be out of the office today and generally very busy, I am forwarding the below
email onto your staff so they can review, as I think this issue needs SHA’s attention.
 
Jose and Tania,
Hello!  I was wondering if either of you can let the Montgomery County Planning Department know
if SHA would have any concerns with the new intersection alignment in the red box of the attached
image (as proposed by the applicant of Dowden Station)?  The alignment in the previous plan was
further north, but the applicant was having issues with getting adequate site distance since the
entrance road to the project is on a hill.  Can you please reply within the next few days with whether
or not SHA will accept this alignment onto MD 355 in Clarksburg?  (See below email for more details,
and please feel free to contact me if you have any questions – my contact info is below.)
 
Thank you very much,
Laura Hodgson
 
Laura Hodgson, LEED AP | Planner Coordinator
Montgomery County Planning Department | Planning Area 3
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8787 Georgia Avenue | Silver Spring, MD 20910
301.495.4541 | laura.hodgson@montgomeryplanning.org
 

From: Hodgson, Laura 
Sent: Thursday, October 26, 2017 10:02 PM
To: 'Kwesi Woodroffe' <kwoodroffe@sha.state.md.us>; Aldrich, Stephen
<Stephen.Aldrich@montgomeryplanning.org>; 'Whelan, William'
<William.Whelan@montgomerycountymd.gov>
Cc: Sigworth, Ryan <Ryan.Sigworth@montgomeryplanning.org>; Hodgson, Laura
<Laura.Hodgson@montgomeryplanning.org>
Subject: Dowden's Station new road alignment
 
Kwesi, Steve, and Billy,
 
Good evening.  Since most if not all of you are engineers, I wanted to get your input on the new
Dowden Station roadway alignment proposed by the Applicant.  Dowden Station is located off of
Frederick Road in Clarksburg, about 1,500 feet south of the intersection of Stringtown Road and
355.  The applicant has revised their access to have better sight lines by aligning their access road
further south on 355 (see attached).  However, the intersection has a really poor angle with 355.  I
have commented that they do not meet our subdivision regulations and must get Planning Board
approval for proposed intersections of new roads at an angle of less than 70 degrees (50.4.3.E.2.f),
but I also wanted your input.  Is this alignment safe?
 
Billy – Please note that I don’t believe you completed your EPlans review for this project.  If you have
concerns on this alignment, please send them to myself and Ryan Sigworth so that we can convey
them to the applicant.
 
Kwesi – I’m not sure if when you reviewed this in EPlans you realized the drastic realignment, so I
wanted to get your thoughts (re: voice message earlier this week).
 
Please get back to us ASAP with any comments on this alignment, as the EPlans task has just closed
for this round.
 
Thank you!
Laura Hodgson
 
Laura Hodgson, LEED AP | Planner Coordinator
Montgomery County Planning Department | Planning Area 3
8787 Georgia Avenue | Silver Spring, MD 20910
301.495.4541 | laura.hodgson@montgomeryplanning.org
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